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MEMORANDUM 

Best Practices and Alternatives Report 

Beaverton Housing Options Project (HOP) 

DATE April 18, 2019 

TO Rob Zoeller and Cassera Phipps, City of Beaverton 

FROM Matt Hastie and Jamin Kimmell, Angelo Planning Group 

CC File 

 

The purpose of this report is to identify best practices and alternative options for the City of 

Beaverton to allow for a wider variety of housing types in residential zones as part of the Housing 

Options Project (HOP). The project team identified six issue areas for further research into best 

practices and alternatives. These issues are: 

1. Accessory Dwelling Unit (ADU) Requirements 

2. Density and Development Standards 

3. Building Scale and Form 

4. Building Design and Orientation 

5. Neighborhood Patterns 

6. Tree Planting and Preservation 

These issues are addressed in this order in the report. Issues #2 and #3 are combined in one section 

as many of the best practices for addressing these issues are closely related. In each section below, 

the issue is described, and related best practices and alternative approaches are identified. 

Examples from other cities are highlighted to illustrate the approaches in some cases.  

1. ADU REQUIREMENTS 

LǎǎǳŜ ŀƴŘ hǇǇƻǊǘǳƴƛǘȅ 

Issue: In addition to meeting base zone development standards, ADUs also are currently required to 

comply with several specific requirements and standards ŦƻǳƴŘ ƛƴ ǘƘŜ ŎƛǘȅΩǎ 5ŜǾŜƭƻǇƳŜƴǘ /ƻŘŜ. 

These standards, including the requirement for one dedicated off-street parking space, the 

requirements for the ADU to match the style of the main house, and the limitation on the size of 

the ADU to be 50% or less of the main house size, could present a barrier to more widespread 
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development of ADUs. Additionally, some base zone requirements, such as yard setbacks, may 

present barriers for ADU development. 

Opportunity: Development Code standards can be amended to remove barriers to ADU 

development while continuing to meet the overall intent of the residential zones. The standards can 

be modified to better address the multiple types of ADUs that can be developed (attached, 

detached, internal conversion) and the variety of existing conditions (lot sizes and shapes, house 

styles and sizes) on properties where ADUs are developed.   

.Ŝǎǘ tǊŀŎǘƛŎŜǎ ŀƴŘ !ƭǘŜǊƴŀǘƛǾŜǎ 

5ŜŦƛƴƛǘƛƻƴ ƻŦ ŀƴ !5¦ 

The city does not currently have a definition of an ADU. The definition of an ADU can be inferred by 

the definition of an Accessory Structure or Use and the definition of a Dwelling Unit. See below for 

the definitions of these terms: 

Accessory Structure or Use.  A structure or use incidental, appropriate, and subordinate to 

the main structure or use. 

Dwelling Unit.  One or more rooms used or intended to be used by one family containing, 

at a minimum, the living facilities required by the current Oregon Structural Code or 

applicable ordinance. 

Closely related is the ŎƛǘȅΩǎ ŘŜŦƛƴƛǘƛƻƴ ƻŦ DǳŜǎǘ IƻǳǎŜΥ 

Guest House. An accessory building used for the purpose of providing temporary living 

accommodations, and containing no kitchen facilities. 

An ADU is a type of dwelling unit. Unlike a guest house, an ADU is intended for permanent 

accommodations.  The key provision in the definition of a Dwelling Unit is that the unit must 

Ŏƻƴǘŀƛƴ άƭƛǾƛƴƎ ŦŀŎƛƭƛǘƛŜǎέ ŀǎ ǊŜǉǳƛǊŜŘ ōȅ ǘƘŜ ǎǘŀǘŜ ōǳƛƭŘƛƴƎ ŎƻŘŜΦ The city has published some 

guidance on how to differentiate between an ADU and living space that is added to the primary 

dwelling unit in a brochure.1 There are generally two key criteria: 

1. The unit must include permanent provisions for living, sleeping, eating, and cooking, as 

defined by the Oregon Residential Specialty Code. 

2. The unit must be separate from the primary dwelling unit (cannot have inter-

communicating doors or openings). The ADU must have a separate exterior entrance or a 

common internal area accessible to the outside. 

                                                 
1 Available at: https://www.beavertonoregon.gov/DocumentCenter/View/20534/Accessory-Dwelling-Units-Code-
Considerations?bidId= 

https://www.beavertonoregon.gov/DocumentCenter/View/20534/Accessory-Dwelling-Units-Code-Considerations?bidId=
https://www.beavertonoregon.gov/DocumentCenter/View/20534/Accessory-Dwelling-Units-Code-Considerations?bidId=
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Many cities rely on building code provisions to specifically define an ADU. The two examples below 

from Portland and Oregon City are typical ADU definitions. 

¶ City of Portland: Accessory Dwelling Unit. A second dwelling unit created on a lot with a 

house, attached house, or manufactured home. The second unit is created auxiliary to, and 

is always smaller than the house, attached house, or manufactured home. The unit includes 

its own independent living facilities including provision for sleeping, cooking, and sanitation, 

and is designed for residential occupancy by one or more people, independent of the 

primary dwelling unit. Kitchen facilities for cooking in the unit are described in Section 

29.30.160 of Title 29, Property and Maintenance Regulations. The unit may have a separate 

exterior entrance or an entrance to an internal common area accessible to the outside. 

¶ City of Oregon City: "Accessory Dwelling Unit" (ADU) means a residential dwelling unit 

located on the same lot as a single-family dwelling, that is not a recreational vehicle. The 

habitable living unit provides basic living requirements including permanent cooking, and 

toilet facilities and may be either attached to the same building as the single-family dwelling 

unit or in a detached building. 

¢ƘŜ ŎƛǘȅΩǎ ŎǳǊǊŜƴǘ ŀǇǇǊƻŀŎƘ (to leave ADUs undefined) could result in the following challenges: 

1. The lack of a separate definition for an ADU requires that users infer the definition from the 

definition of two other terms, which may be confusing. Providing a specific definition for an 

ADU could make the code more user friendly. 

2. wŜŦŜǊǊƛƴƎ ǘƻ ǘƘŜ ōǳƛƭŘƛƴƎ ŎƻŘŜ ŦƻǊ ǘƘŜ ǎǇŜŎƛŦƛŎ ǎǘŀƴŘŀǊŘǎ ǘƘŀǘ ŘŜŦƛƴŜ ŀ άŘǿŜƭƭƛƴƎ ǳƴƛǘέ Ŏŀƴ 

also make the code difficult to use. At the same time, the specific provisions that 

differentiate an ADU from additional living space within the primary dwelling can be 

technical and complex and may not be appropriate for the development code. 

3. There may be a concern that some property owners may attempt to avoid ADU regulations 

ōȅ ǇǊƻǇƻǎƛƴƎ ŀ άƎǳŜǎǘ ƘƻǳǎŜέ ƻǊ άƎǳŜǎǘ ǎǳƛǘŜέ ǘƘŀǘ Ƴŀȅ ōŜ ŀōƭŜ ǘƻ ŦǳƴŎtion as a separate 

dwelling and be rented for long-term use, but would not meet the building code definition 

of an accessory dwelling unit. The City currently allows for a guest house if it does not 

ƛƴŎƭǳŘŜ άkitchen space or cooking facilitiesέΦ Lǘ Ƴŀȅ ōŜ relatively easy to meet this standard 

are the time of permitting, and then modify the unit to create cooking facilities.   

The first two challenges identified above relate to the clarity and user-friendliness of the 

development code. The third challenge relates to a development outcome that may be undesirable 

and could be addressed by amending the definition of an ADU or by regulating detached ADUs and 

guest houses in a similar manner; thus, removing any motivation an applicant might have to define 

a structure as a guest house in order to avoid the ADU regulations. The following options have been 

developed to address these issues: 

¶ Option 1: Maintain current definitions. If the issues identified above are not seen as a 

priority to address, then the current definitions do not need to be amended. The inferred 
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definition would remain that an accessory dwelling unit is simply a dwelling unit that also 

meets the definition of accessory structure or use. 

¶ Option 2: Create a new definition of an ADU that combines existing definitions. Under this 

ƻǇǘƛƻƴΣ ǘƘŜ Ŏƛǘȅ ǿƻǳƭŘ ŘŜŦƛƴŜ ŀƴ !5¦ ŀǎ ŀ ǎŜǇŀǊŀǘŜ ǘŜǊƳ ŦǊƻƳ ά!ŎŎŜǎǎƻǊȅ {ǘǊǳŎǘǳǊŜ ƻǊ ¦ǎŜέ 

ŀƴŘ ά5ǿŜƭƭƛƴƎ ¦ƴƛǘέ. The definition would be consistent with the existing, inferred definition 

ƻŦ ŀƴ !5¦Φ CƻǊ ŜȄŀƳǇƭŜΣ ƛǘ Ƴŀȅ ǊŜŀŘ ŀǎ ά! second dwelling unit created on a lot with a single 

family detached house which is auxiliary to and is always smaller than the houseέ. This 

option would make the code easier to use by providing a separate definition, but would not 

address issues #2 and #3, above, because the new definition would still eventually a cross-

reference the building code provisions ōȅ ǳǎƛƴƎ ǘƘŜ ŜȄƛǎǘƛƴƎΣ ŘŜŦƛƴŜŘ ǘŜǊƳ άŘǿŜƭƭƛƴƎ ǳƴƛǘέΦ 

¶ Option 3: Create a new definition of an ADU that incorporates building code provisions. 

Under this option, the city would define ADU as a separate term and would incorporate 

specific standards or provisions into the definition which specifically distinguish an ADU 

from an addition of living space. This option would address issues #1 and #2, above, by 

creating a separate definition that includes building code provisions, so users do not need to 

cross-reference the building code. This option would not address issue #3 as the intent is to 

maintain the same definition as applied through the building code, but to integrate the 

definition into the development code.   

It should be noted this option would create a definition for an ADU that is not consistent 

with the definition used for other types of dwelling units, such as a dwelling unit in a duplex 

or apartment building. This could result in some internal inconsistencies in the development 

code that would need to be evaluated and addressed.  

¶ Option 4: Expand the definition of an ADU to include living spaces that could function as a 

long-term rental unit without meeting the building code definition of a dwelling unit. 

Under this option, the city would expand the definition of an ADU beyond the current 

definition as applied through the building code. The intent of this option would be to write a 

definition that would result in some άƎǳŜǎǘ ǎǳƛǘŜέ ƻǊ άƎǳŜǎǘ ƘƻǳǎŜέ ōŜƛƴƎ ŘŜŦƛƴŜŘ ŀǎ ŀƴ !5¦, 

and therefore would be subject to ADU standards. The definition must be carefully designed 

in order to only include those spaces which may be functionally equivalent to an ADU but do 

not meet the building code definition of an ADU or dwelling unit. For example, the 

definition could list the following as the features that are required for the space to be 

considered an ADU: 

o The ability to secure the dwelling unit from access by non-occupants; 

o Access to the exterior of the building that does not require the occupant to pass 

through another dwelling unit (separate entrance or shared entrance with common 

hallway, vestibule, etc.); 

o An enclosed bathroom with a toilet, sink, and either a shower or bathtub that is 

solely for the use of the occupants; 
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o A food preparation area with a sink that is separate from the bathroom and is solely 

for the use of the occupants; and 

o At least one habitable room with not less than 120 square feet of floor area. The 

floor area occupied by storage, bathrooms, cabinets, closets, appliances, and 

structural features is not included in calculating the net floor area.  

¢ƘŜǎŜ ŦŜŀǘǳǊŜǎ ǿƻǳƭŘ ŀƭƭƻǿ ŀ άƎǳŜǎǘ ǎǳƛǘŜέ ǎǇŀŎŜ that has some kitchen elements to 

function like an ADU, but a space that includes all these features still may not meet the 

current definition of a dwelling unit, based on building code standards. 

It should be noted this option would create a definition for a dwelling unit in an ADU that is 

not consistent with the definition used for other types of dwelling units, such as a dwelling 

unit in a duplex or apartment building. This could result in some internal inconsistencies in 

the development code that would need to be evaluated and addressed.  

¶ Option 5: !ǇǇƭȅ ǎǇŜŎƛŦƛŎ ǎǘŀƴŘŀǊŘǎ ǘƻ ŀŎŎŜǎǎƻǊȅ ǎǘǊǳŎǘǳǊŜǎ ǘƻ ŀŘŘǊŜǎǎ ŎƻƴŎŜǊƴǎ ǿƛǘƘ άƎǳŜǎǘ 

ƘƻǳǎŜǎέ ƻǊ άƎǳŜǎǘ ǎǳƛǘŜǎέ ōŜƛƴƎ ǳǎŜŘ ŀǎ ŀƴ !5¦Φ This option is an alternative to Option 4. 

Rather than broadening the definition of an ADU, the city could apply new standards in 

ƻǊŘŜǊ ǘƻ ƭƛƳƛǘ ƻǊ ǇǊƻƘƛōƛǘ ǘƘŜ ǳǎŜ ƻŦ άƎǳŜǎǘ ƘƻǳǎŜǎέ ƻǊ άƎǳŜǎǘ ǎǳƛǘŜǎέ ŀǎ ŀƴ !5¦Φ The 

standards typically limit the type or number of plumbing fixtures that can be installed in 

order to make it very difficult to create a habitable dwelling. The following are two 

examples of this approach: 

o The City of Bend restricts accessory structures from including a kitchen or full 

bathroom but allows a half bathroom or wet bar if the property owner signs a 

άŎƻƳǇƭƛŀƴŎŜ ŦƻǊƳέ ǿƘƛŎƘ ǎǘŀǘŜǎ ǘƘŜ ǎǘǊǳŎǘǳǊŜ ǿƛƭƭ ƴƻǘ ōŜ ǳǎŜŘ ŀǎ ŀ ŘǿŜƭƭƛƴƎ ǳƴƛǘΦ   

o The City of Eugene limits accessory buildings to a maximum of two plumbing 

fixtures, effectively limiting the building to either a full bathroom (shower + toilet) or 

a kitchen sink and half bathroom. Three plumbing fixtures may be installed if the 

property owner records a deed restriction that prohibits the building from being 

used as an independent dwelling. 

aǳƭǘƛǇƭŜ !ŎŎŜǎǎƻǊȅ {ǘǊǳŎǘǳǊŜǎ ŀƴŘ [ƻǘ /ƻǾŜǊŀƎŜ 

The city currently allows for an ADU to be added to a site that already includes other accessory 

structures. This is common among other jurisdictions. Distinct ŦǊƻƳ ǘƘŜ άƎǳŜǎǘ ƘƻǳǎŜέ ƛǎǎǳŜ 

identified above, there may be a concern that allowing for an ADU alongside other accessory 

structures may result in too many structures on the site and too little open space. The city currently 

limits the total footprint of all accessory structures, including guest houses, to 500 or 700 square 

feet based on the size of the lot, with a maximum of 25 percent of the rear yard area, regardless of 

lot size. This standard does not apply to ADUs, however, so it only addresses the total footprint of 

accessory buildings in addition to the ADU. 
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Other jurisdictions commonly apply either a maximum lot coverage or maximum Floor Area Ratio 

(FAR) standard in order to address this concern. The following are examples of this approach: 

¶ City of Portland: As part of the Residential Infill Project, the city is proposing to allow a 

house with an ADU to have a FAR between 0.5 and 0.8, depending on the zone. Additionally, 

the total lot coverage of all detached accessory structures cannot exceed 15% of the lot 

coverage of the primary dwelling on the lot.  

¶ City of Bend: The city establishes a maximum FAR of 0.6. The FAR is inclusive of the primary 

dwelling and any accessory buildings, including ADUs. Additionally, the city has a maximum 

lot coverage of 35-50% depending on the zone, and ADUs and other accessory structures 

must meet the maximum lot coverage. 

If lot coverage on sites with one or more accessory buildings and an ADU is a concern, then the city 

may consider the following options to address it: 

¶ Option 1: Apply the maximum footprint and/or rear yard coverage standard for accessory 

structures to ADUs. The numerical standard may need to be adjusted to ensure that it does 

not present an undue barrier to ADU development. Additionally, the standard should be 

evaluated to ensure it does not effectively prohibit or discourage single-story ADUs, which 

are an important housing option for elderly people.  

¶ Option 2: Coordinate any lot coverage or FAR requirements with any future standards for 

duplexes. The city does not currently require a maximum lot coverage or FAR in residential 

zones. If a new standard were to be applied to duplexes in residential zones, it would make 

sense to apply the same standard to ADUs, so the standard is consistent for all lots with 

two dwelling units. However, a new duplex may more easily adjust to a maximum lot 

coverage standard than an ADU proposed on a site with an existing house, as the existing 

house was likely not designed to meet a maximum lot coverage standard.  

bǳƳōŜǊ ŀƴŘ ¢ȅǇŜ ƻŦ !5¦ǎ 

The city currently allows one ADU per detached single-family dwelling. Some cities have recently 

allowed for more than one ADU to be allowed per single-family dwelling or lot. Cities that have 

proposed or adopted this allowance typically require that one of the ADUs is attached or internal to 

the house, such as in a converted basement or attic. As this second ADU will likely not be visible 

from the street, there may be little to no visual impact of adding the ADU, though there may be 

other impacts, such as utilization of on-street parking. 

The allowance for more than one ADU should be coordinated with any proposed changes to allow 

for duplexes, triplexes, or fourplexes, or internal conversions of single-family houses to create more 

units. This coordination is needed to ensure consistency and clarity for how regulations apply to 

housing types that are functionally similar. The following two cases illustrate different examples of 

this coordination: 
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¶ City of Tigard: The City allows for up to two ADUs in all zones, one must be internal or 

attached, and both are exempt from density standards. The City does not define duplexes or 

triplexes as allowed housing types but does allow fourǇƭŜȄŜǎ όάǉǳŀŘǎέύ ƻƴ ǘƘŜ ǎŀƳŜ ǎƛȊŜ ƭƻǘ 

as a single-family house in several zones. Thus, the City does not explicitly allow duplexes or 

triplexes, but it functionally allows up to three units on one lot by allowing two ADUs, 

though the City requires the ADU units on the lot to meet ADU standards. 

¶ City of Oregon City: The City allows for one ADU, exempt from density standards. However, 

internal conversions are allowed to create new units within the same structure, exempt 

from base zone density standards, but subject to a maximum ratio of one dwelling unit for 

each 2,500 square feet of site area, up to a maximum of four units. For example, if a 

property owner wanted to divide an existing 3,000 square foot house on a 5,000 square foot 

into multiple units, they could convert the house to a duplex, as the standard requires 2,500 

square feet of lot area per unit. Therefore, this requirement is functionally similar to 

allowing a house with two ADUs, except the additional units are not called ADUs but are 

simply called a duplex, triplex, or fourplex created though an internal conversion. These 

units are not subject to ADU standards but are required to meet standards for internal 

conversions.  

¶ City of Portland: The City of Portland has proposed to allow an ADU with a duplex as part of 

ǘƘŜ /ƛǘȅΩǎ wŜǎƛŘŜƴǘƛŀƭ LƴŦƛƭƭ tǊƻƧŜŎǘ όwLtύΦ ! ŘǳǇƭŜȄ ǿƛǘƘ ŀƴ !5¦ Ƴǳǎǘ ƳŜŜǘ ǘƘŜ ǎŀƳŜ 

minimum lot size and Floor Area Ratio (FAR) standards as a triplex. This ensures a consistent 

standard for all lots with three dwelling units.  

At this stage of the project, the following options are presented for consideration: 

¶ Option 1: Allow one ADU per single-family dwelling (current standard) 

¶ Option 2: Allow two ADUs per single-family dwelling, as long as one of the units is interior 

or attached.   

¶ Option 3: Allow two ADUs per single-family dwelling, regardless of the type of ADU 

(detached or attached). 

¶ Option 4 Maintain current limit of one ADU per single-family dwelling and coordinate 

allowances for more than one ADU or for an ADU with a duplex with future proposed 

changes to allow for triplexes.  The ADU code amendments will occur prior to potential 

code amendments to allow for triplexes and other multi-unit housing types; thus, the city 

may not know what standards will apply to a triplex should they be allowed more widely in 

the future. If it is important that the standards that apply to a triplex are consistent with the 

standards that apply to a house with two ADUs or a duplex with an ADU, then the city 

should defer this particular ADU code amendment until the triplex standards are developed. 
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CƛƎǳǊŜ мΦ hǇǘƛƻƴǎ ŦƻǊ bǳƳōŜǊ ƻŦ !5¦ǎ 

hǇǘƛƻƴ мΥ hƴŜ !5¦  
όŎǳǊǊŜƴǘ ǎǘŀƴŘŀǊŘύ 

hǇǘƛƻƴ нΥ ¢ǿƻ !5¦ǎΣ  
ƻƴŜ Ƴǳǎǘ ōŜ ŀǘǘŀŎƘŜŘκƛƴǘŜǊƛƻǊ 

hǇǘƛƻƴ оΥ ¢ǿƻ !5¦ǎΣ ŀƴȅ ǘȅǇŜ 

 

¦ƴƛǘ {ƛȊŜ 

The city currently limits the size of an ADU to 800 square feet or 50% of the size of the primary 

dwelling, whichever is smaller. The cap at 800 square feet is common and generally supportive of 

ADU development, as smaller units may not appeal to as many households or situations. For 

example, an 800 square foot unit can accommodate two bedrooms, but this is more difficult in 

smaller units. However, limiting the size of the ADU to 50% of the primary dwelling may present a 

barrier for ADUs added to smaller houses and/or to ADUs created through conversion of an existing 

basement.  

Some cities allow for ADUs as large as 1,000 square feet, with some limitations: 

¶ City of Happy Valley: Happy Valley allows for detached ADUs up to 1,000 square feet as 

long as the total floor area does not exceed 50% of the floor area of the primary dwelling. 

Attached or internal ADUs may exceed 1,000 square feet as long as they do not exceed 50% 

of the floor area of the primary dwelling.  

¶ City of West Linn: West Linn allows ADUs to be up to 1,000 square feet, as long as the ADU 

only contains one bedroom and the floor area does not exceed 30% of the floor area of the 

primary dwelling.  
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¶ City of Austin, Texas: Austin allows ADUs to be up to 1,100 square feet, as long as the FAR 

of the ADU (not including the primary dwelling) does not exceed 0.15. Thus, in order to 

build an ADU as large as 1,100 square feet, the lot area must be at least 6,666 square feet.  

!ƴ !5¦ ǘƘŀǘ ƛǎ ǳǇ ǘƻ тр҈ ƻŦ ǎƛȊŜ ƻŦ ǘƘŜ ǇǊƛƳŀǊȅ ŘǿŜƭƭƛƴƎ ŎƻǳƭŘ ǎǘƛƭƭ ōŜ ŎƻƴǎƛŘŜǊŜŘ άŀŎŎŜǎǎƻǊȅέ ƛƴ ǎƛȊŜ 

to the primary dwelling and would encourage ADU development on lots with small existing houses. 

The visual impact, scale, and compatibility of the ADU can be addressed through other measures, 

such as setbacks, height, and design standards. In addition, an ADU that is created through 

conversion of internal living space into a dwelling unit has no additional visual impact and little 

functional impact on the use of the site, so long as the footprint of the building is not expanded.  

The following options are presented for consideration. A set of options is presented for detached 

and attached ADUs (any ADU created by increasing the amount of floor area on the site) and 

internal ADUs (any ADU created through conversion existing floor area): 

Detached and Attached ADUs: 

¶ Option 1: Allow detached and attached ADUs to be up to 800 square feet or 75% of the 

floor area of the primary dwelling, whichever is smaller. 

¶ Option 2: Allow detached and attached ADUs to be up to 800 square feet, regardless of 

the size of the primary dwelling. 

¶ Option 3: Allow detached and attached ADUs to be up to 1,000-1,100 square feet, 

regardless of the size of a primary dwelling. 

Internal ADUs: 

¶ Option 1: Apply the same size limit that applies to attached and detached ADUs. 

¶ Option 2: Apply the same size limit that applies to attached and detached ADUs, except 

allow for ADUs created through conversion of an attic, basement, or first floor of a split-

level home, to exceed the size limit so long as no floor area is added to the site. 

¶ Option 3: Do not limit the size of an ADU created through an internal conversion, except 

any floor area that is added to the dwelling at the same time must not exceed the size 

limit that applies to an attached ADU. This option would allow for more flexibility for 

different types of internal ADUs and allows for an ADU to be created through a combination 

of converting internal space and adding floor area, but would limit the size of the addition 

to the limit that applies to all attached ADUs.  

hŦŦπ{ǘǊŜŜǘ tŀǊƪƛƴƎ 

The city currently requires one off-street parking space for an ADU in addition to one off-street 

parking space for the primary dwelling. In many cases, it may be difficult to provide an additional 

off-street parking space for the ADU. Driveways can count toward this requirement if the primary 
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dwelling has a garage and the driveway to the garage is deep enough to meet the minimum 

standards for a parking space. The area next to the driveway, but outside the side yard setback, can 

also be used under some conditions. If there is no garage and no alley access, then meeting this 

standard may be challenging because the front yard cannot be used for parking, and there may not 

be enough room between the driveway and the side yard setback to allow for an additional space. 

Even if there is enough room, the additional cost of a wider curb cut and paving the driveway may 

be substantial and present a barrier to ADU development. See Figure 2 for an example of a lot that 

has plenty of space to accommodate an ADU but may have difficulty meeting off-street parking 

requirements. 

CƛƎǳǊŜ нΦ 9ȄŀƳǇƭŜ ƻŦ ƻŦŦπǎǘǊŜŜǘ ǇŀǊƪƛƴƎ ŎƘŀƭƭŜƴƎŜǎ ŦƻǊ ŀƴ !5¦ 

In response to this challenge, some cities have eliminated off-street parking requirements for ADUs 

or provide flexibility in how the parking requirement can be met: 

¶ City of Tigard: The City requires one off-street parking space per ADU but provides an 

exemption for lots within 2,500 feet of a transit line and allows for an on-street parking 

space along the lot frontage to be credited toward the off-street requirement. To qualify for 

the on-street credit, the space must be on an improved/curbed street, at least 24 feet long, 

adjacent to the lot, and must not extend into a vision clearance area. 

¶ City of Bend: The City of Bend requires a one parking space for an ADU and two parking 

spaces for the primary dwelling for a total of three parking spaces for a house with an ADU. 

!5¦ 

Parking not allowed 
Required for 
 main house 
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The City allows for one on-street parking space to count toward this requirement to reduce 

the number of off-street parking spaces to two.  

The following options are proposed for amendments to off-street parking requirements: 

¶ Option 1: Eliminate off-street parking requirement for ADUs. 

¶ Option 2: Eliminate off-street parking requirement for one ADU but require an additional 

parking space for a second ADU on the same lot. 

¶ Option 3: Provide a credit for on-street parking for ADUs. This option would allow for an 

on-street space along the site frontage to be credited toward the requirement for an off-

street parking space, provided the street meets certain standards, such as the level of street 

improvements (curb, paving, etc.) and the width of the street 

¶ Option 4: Provide an exemption from off-street parking requirement for ADUs in close 

proximity to transit. The exemption may apply to all properties within a ¼ mile or ½ mile of 

transit stations, for example. 

IŜƛƎƘǘ 

The city currently applies the base zone maximum height standard to ADUs, which can range from 

35 to 60 feet depending on the zone. Height is measured at the highest point on the roof, which is 

the top of the ridge of a pitched roof. The maximum size of 800 square feet for an ADU effectively 

limits the height of the structure to two stories; however, there may be situations where a two 

story ADU is not desirable based on the surrounding development pattern or potential impacts on 

neighbors.  

As demonstrated in Table 1, most jurisdictions apply the base zone maximum height to attached 

ADUs. This makes sense because the ADU is intended to part of the main structure and may fit with 

the design of the main structure more closely if it can be the same height.  

Many jurisdictions limit the height of detached ADUs below the base zone maximum height. A 

detached ADU that is significantly taller than the primary dwelling may be inconsistent with the idea 

ǘƘŀǘ ǘƘŜ ǎǘǊǳŎǘǳǊŜ ƛǎ άŀŎŎŜǎǎƻǊȅ ǘƻέ ǘƘŜ ǇǊƛƳŀǊȅ ŘǿŜƭƭƛƴƎΦ Detached ADUs are more likely to be 

placed close to the rear lot line and therefore may have a greater visual impact on adjacent 

properties. Further, a detached ADU built over a garage could be significantly taller because the first 

level (the garage) would not be counted toward the maximum floor area of the ADU. 

The method of measuring height for a pitched roof is an important consideration. As shown in Table 

1, many jurisdictions that limit a detached ADU to 20 feet measure the height at the midpoint of a 

pitched roof, not the ridge.  
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¢ŀōƭŜ мΦ !5¦ aŀȄƛƳǳƳ IŜƛƎƘǘ {ǘŀƴŘŀǊŘǎΣ {ŜƭŜŎǘŜŘ WǳǊƛǎŘƛŎǘƛƻƴǎ 

Jurisdiction Attached Detached Measurement 

City of Portland Base zone 

¶ 20 feet 

¶ 15 feet if within setbacks 

¶ If over 15 feet, then must meet 
design compatibility standards 

Midpoint of a 
pitched roof, top of 
a flat or shed roof. 

City of Oregon 
City 

Base zone 
20 feet and no higher than the 
principal dwelling 

Midpoint of a 
pitched roof, top of 
a flat or shed roof. 

City of Bend Base zone 25 feet 
Peak of roof for a 
pitched roof, top of 
a flat or shed roof. 

City of Tigard Base zone 25 feet 
Midpoint of a 
pitched roof, top of 
a flat or shed roof. 

City of Vancouver, 
B.C. 

25 feet 25 feet 
Peak of roof for a 
pitched roof, top of 
a flat or shed roof. 

City of Tacoma, 
WA 

¶ 18 feet 

¶ Up to 20 feet if 
above a garage or 
with Built Green 4 
Star certification 

¶ Height of primary dwelling 

¶ Up to 20 feet if above a garage 
or with Built Green 4 Star 
certification 

Peak of roof for a 
pitched roof, top of 
a flat or shed roof 

The following options are presented for considerations: 

¶ Option 1: Continue to apply the base zone maximum height standard to all ADUs. This 

option preserves the greatest flexibility for development but could potentially allow for a 

very tall 2-story or 2.5-story ADU that is out of scale with the main house or the neighboring 

properties. 

¶ Option 2: Limit the height of detached ADUs to 25 feet. Attached ADUs could be built to 

the base zone maximum height. For detached ADUs, this is a minor reduction from the base 

zone height standards, which is 35 feet in the R4, R5, R7, and R10 zones. This standard 

would prevent ADUs from being 2.5 stories tall, which is unlikely but may occur if the first 

floor is a garage. Given that the city currently measures the height of a pitched roof at the 

ridge, a 25-foot height maximum would be more appropriate because it would still allow a 

two story ADU with a pitched roof.  

¶ Option 3: Limit the height of detached ADUs to 20 feet. Attached ADUs could be built to 

the base zone maximum height. Given that the city currently measures the height of a 

pitched roof at the ridge, a 20-foot maximum height may restrict two-story ADUs with a 

pitched roof and may encourage flat roof designs on two-story ADUs. This may be 

undesirable in most neighborhoods where pitched roofs are a common pattern.   
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CǊƻƴǘ {ŜǘōŀŎƪǎ 

The city does not currently require special front yard setbacks for ADUs, and ADUs must meet base 

zone setback standards. There may be an opportunity to apply a special front setback standard to 

ADUs in order to prevent ADUs from being placed in front of a primary dwelling. This can occur 

when a primary dwelling is set back far enough on the lot that the ADU can be placed in front of the 

dwellingτeither directly in front or to the side and in frontτand still meet the base zone front 

setback standard. Placing an ADU in front of the primary dwelling is not consistent with the 

άŀŎŎŜǎǎƻǊȅέ ŎƻƴŎŜǇǘ ŦƻǊ ŀƴ !5¦Φ DŜƴŜǊŀƭƭȅΣ ǘƘŜ !5¦ ǎƘƻǳƭŘ ōŜ ƭŜǎǎ ǇǊƻƳƛƴŜƴǘ ŀƴŘ ǾƛǎƛōƭŜ ǘƘŀƴ ǘƘŜ 

primary dwelling. The following options are presented for consideration: 

¶ Option 1: Do not require special front setbacks for ADUs (current standard). ADUs would 

still need to meet the base zone front setback, which may allow an ADU to be placed in 

front of a primary dwelling.   

¶ Option 2: Do not require special front setbacks for ADUs but require ADUs placed in front 

of the primary dwelling to meet certain standards. The intent of the standards would be to 

limit blank walls along the street. The standards may require minimum window coverage, 

articulation, or certain design details.    

¶ Option 3: Require a detached ADU to be located behind the front building line of the 

primary dwelling. This would allow ADUs to be located to the side of an existing dwelling 

with the same setback as the dwelling. 

¶ Option 4: Require a detached ADU to either be setback 40 feet from the front lot line or 

behind the rear building line of the primary dwelling. See Figure 3. If the rear building line 

is more than 40 feet from the front lot line, then the ADU can be placed to the side of the 

primary dwelling but at least 40 feet from the front lot line. 

CƛƎǳǊŜ оΦ CǊƻƴǘ {ŜǘōŀŎƪ hǇǘƛƻƴǎ 

hǇǘƛƻƴ м ƻǊ hǇǘƛƻƴ н hǇǘƛƻƴ о hǇǘƛƻƴ п 
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wŜŀǊ ŀƴŘ {ƛŘŜ {ŜǘōŀŎƪǎ 

The base zone minimum rear setback standard may be a significant barrier for ADUs placed behind 

the primary dwelling. The standard ranges from 15 to 25 feet, depending on the zone. This standard 

is a barrier because it may not leave enough space between the rear of the primary dwelling and 

the minimum rear setback line. Additionally, this standard may require the ADU to be closer to the 

main house that would otherwise be desired and can result in smaller pockets of open space rather 

than one, larger and more functional open space. The base zone side setback is less likely to present 

a significant barrier in most cases, but it may be desirable to allow an exemption from the setback 

standard if the proposed ADU can meet other requirements. The following cities offer examples of 

exemptions to rear and side setback standards for ADUs. 

¶ City of Portland: The City allows for ADUs and other detached accessory structures to 

encroach on setback standards if the ADU meets a number of specific standards. These 

standards are generally intended to limit the size and prominence of the structure and 

preserve the privacy of neighboring properties. The standards are also applied to existing 

accessory structures that are proposed to be converted to ADUs. The standards are as 

follows: 

o Structure must be set back more than 40 feet from a front lot line; 

o Footprint of structure must be less than 24 feet (excluding eaves) on all sides; 

o Combined length of all structures in the setback adjacent to each property line is 

less than 24 feet; 

o Overall height of structure is less than 15 feet high and the walls of the structure are 

less than 10 feet high, excluding the portion of the wall within a gable; 

o Unenclosed portions of structure must be screened from adjoining lots by a fence or 

landscaping  

o Walls located within the setback cannot have doors or windows facing the adjacent 

lot line; 

o The structure cannot have a rooftop deck or patio; and 

o Dormers must ōŜ ǎŜǘ ōŀŎƪ җ р ŦŜŜǘ ŦǊƻƳ ǘƘŜ ǎƛŘŜ ŀƴŘ ǊŜŀǊ ƭƻǘ ƭƛƴŜǎ 

¶ City of Tacoma: The City of Tacoma allows for an existing accessory structure located within 

a side or rear setback to be converted to an ADU as long as the structure meets minimum 

building code requirements for separation between structures. All new ADUs must meet 

setback standards. 

¶ City of Oregon City: The City of Oregon City allows for legal nonconforming detached 

structures that are converted into detached ADUs to be exempt from setback requirements, 

if modifications to the structure do not cause it to encroach any further into the setback. 

The following options are presented for consideration:  

¶ Option 1: Maintain current requirement that ADUs meet rear and side setback standards. 



Best Practices and Alternatives Report (DRAFT)   15 of 45 

APG  Beaverton Housing Options Project (HOP) April 18, 2019 

¶ Option 2: Exempt ADUs from base zone side and rear setback standard but apply a sloped 

height requirement based on the distance from the rear lot line. This concept is similar to 

ǘƘŜ άōǳƭƪ ǇƭŀƴŜέ ŜȄŀƳǇƭŜǎ ǇǊŜǎŜƴǘŜŘ ƛƴ ǎŜŎǘƛƻƴ н ƻŦ ǘƘƛǎ ƳŜƳƻΣ ōŜƭƻǿΦ ¢ƘŜ Ŏƛǘȅ ŎǳǊǊŜƴǘly 

applies a similar standard to accessory structures that are not ADUs. This same standard 

could be applied to ADUs or the standard could be modified for ADUs. 

¶ Option 3: Exempt ADUs from base zone side and rear setback standards and apply a 

minimum rear setback of 5 feet. 

¶ Option 4: Allow for the conversion of existing structures within setback areas to ADUs so 

long as they do not encroach further into the setback area.  

¶ Option 5: Exempt ADUs from base zone side and rear setback standards, including 

conversion of existing structures, but require ADUs within the setback area to meet 

standards that limit the size of the structure and preserve privacy of neighbors. This 

option would adopt a similar approach as the City of Portland, described above, which 

would allow for exemptions for both new ADUs and conversions of existing structures, but 

would apply a uniform set of standards to both types of ADUs. 

5ŜǎƛƎƴ /ƻƳǇŀǘƛōƛƭƛǘȅ 

The city currently requires that a new ADU match the exterior materials, roof pitch, trim, window 

proportion and orientation, and depth of eaves of the primary dwelling. Generally, this will result in 

ADUs that visually blend in with the existing neighborhood. However, this standard limits options 

for a property owner that wants to build an ADU and may not always be desirable if some features 

of the primary dwelling are not important to preserve or may adversely affect the function of the 

ADUΦ !ŘŘƛǘƛƻƴŀƭƭȅΣ ǘƘŜ ǊŜǉǳƛǊŜƳŜƴǘ ǘƻ άƳŀǘŎƘέ ǘƘŜ ǎǘȅƭŜ ƻŦ ǘƘŜǎŜ ŜƭŜƳŜƴǘǎ Ƴŀȅ ƴƻǘ ōŜ ŀ ŎƭŜŀǊ ŀƴŘ 

objective standard, as there is some level of interpretation required to determine if the features 

match the features of the existing house. Finally, the city does not require specific design elements 

for new detached, single-family houses, so it may not be equitable to apply these standards to 

ADUs. The following options are presented for consideration: 

¶ Option 1: Eliminate design 

compatibility requirements. See 

Figure 4 for an example of an attached 

ADU with a different roof pitch and style 

of window trim than the main house, 

but is designed to generally 

complement the exterior materials, 

window orientation, and paint color of 

the main house. 

 

CƛƎǳǊŜ пΦ 9ȄŀƳǇƭŜ ƻŦ ŀƴ ŀǘǘŀŎƘŜŘ !5¦ ǘƘŀǘ ŘƻŜǎ ƴƻǘ 
ƳŀǘŎƘ ŀƭƭ ŘŜǎƛƎƴ ŦŜŀǘǳǊŜǎ ƻŦ Ƴŀƛƴ ƘƻǳǎŜ 
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¶ Option 2: Select a more limited set of key features and require those features to be the 

same as the primary dwelling. For example, the city may require that roof pitch and 

exterior materials match the main dwelling but allow flexibility on the design of other 

features, such a window shape, trim, and eaves. See Figure 5 for an example of an ADU that 

generally matches the roof pitch, eaves, and exterior materials of the main dwelling, but 

uses different shapes and sizes of windows. 

CƛƎǳǊŜ рΦ 9ȄŀƳǇƭŜ ƻŦ ŀƴ !5¦ ǘƘŀǘ ƳŀǘŎƘŜǎ ǎƻƳŜ ƪŜȅ ŦŜŀǘǳǊŜǎ ƻŦ ǘƘŜ ǇǊƛƳŀǊȅ ŘǿŜƭƭƛƴƎ 

 
 

¶ Option 3: Require design compatibility only for ADUs that are visible from the street, 

more than one story tall, or attached to the primary dwelling. See Figure 6 for an example 

of a two-story ADU that matches the exterior materials, window trim, window shape and 

size, roof pitch, and eaves of the primary dwelling. 

CƛƎǳǊŜ сΦ 9ȄŀƳǇƭŜ ƻŦ ŀ ǘǿƻπǎǘƻǊȅ !5¦ ǘƘŀǘ ƳŀǘŎƘŜǎ ŀƭƭ ŘŜǎƛƎƴ ŦŜŀǘǳǊŜǎ ƻŦ ǘƘŜ ǇǊƛƳŀǊȅ ŘǿŜƭƭƛƴƎ 
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tǊƛǾŀŎȅ 

Current ADU standards do not address potential privacy concerns for neighbors adjacent to new 

ADUs. A detached or attached ADU with windows or doorways that face an adjacent residential lot 

could result in more people being able to see into a neighboring home or yard than would 

otherwise occur with one detached house.  

The City of Milwaukie requires that any walls of an ADU that face another residential lot line must 

meet a privacy standard. The standard requires either (a) visual screening via a sight-obscuring 

fence or evergreen vegetation or (b) the windows of that wall facing the neighboring lot are 

required to be placed on the upper third of the wall to limit views into the neighboring lot while 

allowing natural light (see Figure 7). 

¶ Option 1: Maintain current approach and do no adopt a privacy standard. 

¶ Option 2: Adopt a privacy standard that limits views into adjacent properties through 

regulating window placement or visual screening. 

CƛƎǳǊŜ тΦ 9ȄŀƳǇƭŜ ƻŦ ŀ ǇǊƛǾŀŎȅ ǎǘŀƴŘŀǊŘ ŦƻǊ !5¦ǎ ό/ƛǘȅ ƻŦ aƛƭǿŀǳƪƛŜύ 

 
  

OR 
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2. DENSITY AND DEVELOPMENT STANDARDS AND 3. BUILDING SCALE AND FORM 

LǎǎǳŜ ŀƴŘ hǇǇƻǊǘǳƴƛǘȅΥ 5Ŝƴǎƛǘȅ ŀƴŘ 5ŜǾŜƭƻǇƳŜƴǘ {ǘŀƴŘŀǊŘǎ 

Issue: The Development Code sets standards for minimum and maximum density, setbacks, and lot 

dimensions that are a barrier for some housing types in some residential zones. In particular, 

maximum density standards effectively prohibit some housing types, such as duplexes, triplexes, 

and courtyard apartments in the R4, R5, R7, and R10 zones. Minimum density standards in the R1 

zone effectively prohibit some housing types, such as cottage clusters and townhomes.  

Opportunity: Density and development standards can be amended to allow for forms of housing 

that will continue to meet the intent of the zone. In some cases, existing standards for conventional 

single-family detached housing may not change, but standards that apply to other housing types 

may be created or revised to ensure the housing types are both feasible to build and will be 

designed to meet the intent of the zone. 

LǎǎǳŜ ŀƴŘ hǇǇƻǊǘǳƴƛǘȅΥ .ǳƛƭŘƛƴƎ {ŎŀƭŜ ŀƴŘ CƻǊƳ 

Issue: If built to the maximum standards allowed under the existing Development Code, some 

lower-density housing types may be dissimilar in scale and form than existing housing in some 

residential neighborhoods. For example, the builŘƛƴƎ Ƴŀȅ ƘŀǾŜ ŀ ƭŀǊƎŜǊ ŦƻƻǘǇǊƛƴǘΣ ƳƻǊŜ άōǳƭƪέ ƛƴ 

relation to the size of the lot or be taller than nearby housing. Alternatively, the building(s) may be 

substantially smaller than existing houses, but placed closer together, as in a cottage cluster. 

Opportunity: Development standards can be amended or supplemented with new standards to 

guide the scale and form of development and reduce visual disparities between existing housing 

and new housing types. These standards can be balanced with the need to ensure that a wide 

variety of housing types are feasible to develop. 

.Ŝǎǘ tǊŀŎǘƛŎŜǎ ŀƴŘ !ƭǘŜǊƴŀǘƛǾŜǎ 

5Ŝƴǎƛǘȅ ŀƴŘ [ƻǘ {ƛȊŜ 

Density and minimum lot size are the primary organizing principle for residential zoning districts in 

many development codes. Yet, density is an imprecise measure of the scale of an individual 

structure because the size of the unit(s) within the structure can vary significantly. A 6,000 square 

foot house and a 2,500 square foot house on the same size lot equate to the same density, 

although the 6,000 square foot house is much larger and bulkier than the 2,500 square foot house. 

The same principle applies when comparing a single-family house to a duplex, triplex, or other 

attached housing type. See Figure 8 for an example of a single-family house and duplex; the duplex 

is twice the density of the single-family house but looks very similar. The overall floor area and scale 

of the duplex is similar to the single-family house, but each unit in the duplex is approximately half 

the size of the single-family house. 
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CƛƎǳǊŜ уΦ 9ȄŀƳǇƭŜ ƻŦ ŀ ŘǳǇƭŜȄ ŀƴŘ ŀ ǎƛƴƎƭŜπŦŀƳƛƭȅ ƘƻǳǎŜ όtƻǊǘƭŀƴŘΣ hwύ 

  

To allow for a wider variety of attached housing types in zones that have predominantly detached 

housing, while maintaining a similar scale of development, many cities ǇǊƻǾƛŘŜ ŀ άŘŜƴǎƛǘȅ ōƻƴǳǎέ 

for new housing types yet control the overall bulk and scale of each building through other 

measures. This approach is consistent with the goals of the HOP because it encourages adding to 

the housing supply and providing additional housing options, while preserving one of the essential 

characteristics of existing neighborhoods (the size of houses). This approach also encourages 

smaller unit sizes because it limits the overall size of the building but allows multiple units in a 

building.  

Density and lot size standards should be designed to implement broader goals for adding to housing 

supply and ensuring new housing types fit within existing neighborhoods, so specific standards are 

not recommended at this phase of the project. The basic question to be addressed is: how should 

density and lot size standards be scaled to allow for more housing types in existing neighborhoods? 

There are two general approaches to this question (see Table 2). The first approach is to maintain 

the same lot size standard but to adjust maximum density standards to allow more units on the 

same size lot. This approach may allow double, triple, or even quadruple the density that is allowed 

for a single-family house. The second approach is to scale the minimum lot size based on the 

number of units on the lot, which would allow for a slight increase in density with each new unit. 

¢ŀōƭŜ нΦ 9ȄŀƳǇƭŜ ƻŦ ŘŜƴǎƛǘȅ ŀƴŘ ƭƻǘ ǎƛȊŜ ƻǇǘƛƻƴǎ 

Housing type 
Option 1: Same lot size, more units Option 2: Scaled lot size 

Minimum lot size Density Minimum lot size Density 

Detached dwelling 5,000 sf 5,000 sf per unit 5,000 sf 5,000 sf per unit 

Duplex 5,000 sf 2,500 sf per unit 6,000 sf 3,000 sf per unit 

Triplex 5,000 sf 1,750 sf per unit 8,000 sf 2,666 sf per unit 

Fourplex 5,000 sf 1,250 sf per unit 10,000 sf 2,000 sf per unit 

Duplex 

Density: 17 units per acre 

Floor-Area-Ratio: 0.55 

Lot Coverage: 42%  

Single-Family House 

Density: 8 units per acre 

Floor-Area-Ratio: 0.53 

Lot Coverage: 41%  
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Option 1: Same lot size, more units  

Under this approach, a duplex, triplex, or other attached dwellings would be allowed on the same 

size lot as a detached house in that zone. The number of units allowed on the same size lot may 

vary according to policy goals and by zone, and there may be a threshold at which a larger lot is 

required. The following cities offer examples of this approach: 

¶ City of Portland (Residential Infill Project): The City has proposed that up to two units be 

allowed on the same size lot as a detached hƻǳǎŜ ƛƴ ǘƘŜ /ƛǘȅΩǎ w-7, R-5, and R-2.5 zones 

(1,600 to 4,200 square feet depending on zone). The two units may take the form of a 

duplex or a house and an ADU. Additionally, up to 4 units may be developed on a slightly 

larger lot (3,200-5,000 square feet depending on zone). The bulk and scale of new buildings 

is primarily controlled through a maximum floor area ratio (FAR) standard, in addition to 

minimum setbacks, maximum height, and maximum lot coverage. See Figure 9 for an 

illustration of this approach. 
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¶ City of Tigard (Housing Options Project): The City of Tigard recently adopted new standards 

ŦƻǊ ŦƻǳǊǇƭŜȄŜǎ όάǉǳŀŘǎέύΣ ŎƻǳǊǘȅŀǊŘ ŀǇŀǊǘƳŜƴǘǎΣ ŀƴŘ ŎƻǘǘŀƎŜ ŎƭǳǎǘŜǊ ƘƻǳǎƛƴƎΣ ŀƳƻƴƎ ƻǘƘŜǊ 

types. Quads are allowed on the same size lot as single-family detached houses in the R-3.5, 

R-4.5, and R-7 zones. Bulk and scale are controlled through maximum unit size standards 

(1,000 square feet) and maximum lot coverage. Courtyard apartments (5-12 units) and 

cottage cluster housing (4-12 units) are also allowed in single-family zones. Maximum 

density is not specifically regulated for these housing types, but density is effectively 

controlled by capping the number of units on a lot and setting the minimum lot width, 

minimum open space, parking, and other requirements. Building bulk and scale is controlled 

by capping unit size (1,000-1,200 square feet). 




